
 
 
 

PLANNING COMMITTEE 
 
 

Report of: Director of Community Services 
  
Date: 8 December 2020 
 

 
Application No.: 20/0057/PA 
  
Proposal: Alterations and extensions to house, erection of a building 

to accommodate a tea room and for garden equipment 
storage, car parking area  and 6 No. shepherd huts 
(AMENDED PLANS) (partly in retrospect) 

  
Location: Point House, Newton Road, Llanstadwell, Milford Haven, 

Pembrokeshire, SA73 1EG 
  
Applicant: Mr Steven Arnold, Port Engineering Ltd 
 

 
THIS APPLICATION IS FOR COMMITTEE CONSIDERATION AS IT INVOLVES A 
TOURIST DEVELOPMENT OVER 0.5 HECTARE SURFACE AREA (PARAGRAPH 
1(g) OF THE SCHEME OF DELEGATION) 
 
 
1. Recommendation: 
 
1.1 It is recommended that the application be REFUSED for the following reason:  

 

 The proposed Shepherds Huts are designed for human habitation and 
are capable of being moved from one place to another, therefore, they 
fall within the legal definition of a caravan. Due to the location of the 
Shepherds Huts outside the defined settlement boundary for 
Llanstadwell, this would not represent a sustainable location for this 
type of caravan development having regard to the detailed policy 
criteria and the development would result in an unjustified visual impact 
in a countryside location. As such, the proposal conflicts with the 
strategic aims of policies SP 1 (Sustainable Development) and SP 5 
(Visitor Economy), criterion 1 of policy SP 16 (The Countryside), 
criterion 1 of policy GN.1 (General Development Policy) and criterion A 
of policy GN.19 (Static Caravan Sites) of the Local Development Plan 
(adopted 28 February 2013). There are no site specific material 
considerations which justify making an exception to the requirements 
of the Development Plan. 

___________________________________________________________________ 
 
 
 



 
 
2. Main Issues 
 
2.1 The main issues raised by this application are: 
 
  Whether the principle of development is acceptable (Policies SP 1, SP 5, 

SP 12, SP 13, SP 15, SP 16, GN.19 and GN.33) 
  Acceptability of impact on character and appearance of the area (Policies 

SP 16, GN.1 and GN.2) 
  Suitability of access and parking arrangements (Policy GN.1) 
 
3. Description of site 
 
3.1 The application site comprises a dwelling and associated land, to the south of 

Llanstadwell. The dwelling is located within the settlement boundary with the 
remainder of the site located in countryside to the south of the settlement. The 
gradient of the land gradually slopes down to the estuary to the south. Access 
to the site is gained via Newton Road.   

 
4. Proposal 
  
4.1 This full planning application seeks permission for alterations and extensions to 

the house, erection of a building described as a stable block to accommodate a 
tea room and a storage area for garden equipment, a car parking area and 6 
No. shepherd huts. Each element will be described in more detail below.  

  
4.2 The proposed alterations and extension to the dwelling includes an orangery 

extension on the south elevation, a porch on the west elevation and alterations 
to the flat roof on the north elevation to create a sloping lean to roof. Amended 
plans have been received which show the tea room to be omitted from the 
dwelling, with the lower ground floor now proposed to accommodate facilities 
such as an open plan kitchen, dining, living area, a utility room and shower 
room.  

  
4.3 The building described as the stable block would be positioned to the north of 

the parking area, adjacent to a hedgerow boundary. The amended plans show 
that the proposed building would have a footprint of approximately 85 square 
metres and ridge height of approximately 4 metres. Internally, the plans show a 
kitchen/servery area, a table and seating area, wc facilities and an area for 
storage for garden equipment. The building would be finished with a corrugated 
zinc roof, and corrugated and timber clad walls. 

  
4.4 Car parking is proposed in the field to the north of the dwelling, and this would 

be accessed via an existing gateway. The surface would comprise a geo-
synthetic reinforced grass paving system.   

  
4.5 The six shepherd huts are proposed in the field to the west of the dwelling. 

There are two different types of Shepherd Hut proposed, 2 type 1 and 4 type 2. 
Type 1 would have a footprint of approximately 10.5 square metres and Type 2 
a footprint of approximately 14 square metres, both types are shown to have 
wheels and would be finished with timber.  

 



 
 
5. Planning History 
  
5.1 No relevant planning history.   
 
6. Evaluation: 
 
 Whether the principle of development is acceptable 
  
6.1 This full planning application seeks permission for alterations and extensions to 

the existing dwelling which is located within the Large Local Village of 
Llanstadwell. The proposal includes the provision of a tea room, additional 
parking and self-catering accommodation in the form of Shepherd Huts in a 
countryside location. The application site was purchased by the applicants 12 
months ago and they wish to create an exclusive relaxing retreat for tourists 
wishing to visit Pembrokeshire. It is proposed to site six luxury Shepherd Huts 
which would afford views of the estuary. To complement the guest 
accommodation a tea room is also proposed which would offer breakfast for 
those residing on site along with a facility to serve the wider community.  

  
6.2 There is inconsistency between the application as submitted and the Design 

and Access Statement (DAS) which has been prepared (A DAS is not required 
for this application but one was submitted). This has provided further 
clarification on some aspects of the proposed development. Additional 
information has been provided during the course of the application which 
demonstrates that the proposed Shepherd Huts have been designed for 
human habitation and are capable being of moved from one place to another. 
Therefore, it is considered that the Shepherd Huts would fall within the legal 
definition of a caravan. Since the last report was presented to Planning 
Committee, further information has been provided which explains that the 
Shepherd Huts are transportable, with pneumatic wheels used to transport 
them to and from a site (both on and off road). Once in situ the Shepherd huts 
would be jacked up, the pins and pneumatic wheels removed and replaced 
with decorative iron wheels. The applicant explains that the concrete pads, 
which have been provided, would have lifting eyes to enable the huts to be 
moved. The concrete pads would have a dual purpose, to prevent the iron 
wheels sinking into the ground and to allow a potential mechanism of securing 
the huts during extreme weather conditions. It is suggested by the applicant 
that the Shepherd Huts would remain in situ for the duration of the season, 
which would be from Easter until the end of September, and would have a 
similar visual impact to yurts. No information has been provided to explain 
where the Shepherd Huts would be stored for the remainder of the year.  

  
6.3 Whilst information provided since the last Planning Committee meeting shows 

that the Shepherd huts are capable of being moved, with the attachment of 
pneumatic tyres, the information provided also demonstrates that while on site 
they would have decorative wheels. The stated intention is for them to remain 
static and they would not be moved around the site or to and from the site 
during the season when they would be used. As a result, this information 
demonstrates that the proposal is one for static accommodation falling within 
the legal definition of a caravan and the proposal continues to be assessed 
against policy GN.19 (Static Caravan Sites).  



 
 
  
6.4 Policy GN.19 supports the provision of new static caravan sites where they are 

located within a defined settlement boundary. This policy approach has been 
adopted due to the bedspace provision of static caravan pitches across 
Pembrokeshire exceeding demand. Further to this some static caravan sites 
prove visually intrusive and as such may be detrimental to the overall quality 
and viability of tourism in Pembrokeshire due to the degree of permanence 
associated with sites of this nature. To prevent further detrimental impacts 
policy GN.19 only allows for new sites to be developed within defined 
settlement boundaries. In this instance, the site of the Shepherds Huts would 
be outside the settlement boundary for Llanstadwell, and this element of the 
proposal fails to comply with criterion A of policy GN.19. 

  
6.5 In respect of the tea room, this has been included within the proposal to serve 

the proposed accommodation and to provide a community facility not present 
within the existing settlement. This would be open year round to serve the 
needs of the local community. In part this seeks to address a requirement of 
criterion C.2 of policy GN.19 which is applicable to the upgrading of touring 
pitches to static pitches. Policy GN.33 (Community Facilities permits the 
development of new community facilities where proposals are located within or 
are well-related to a settlement. In this instance whilst in a countryside location, 
with agricultural land abutting the site, the site of the tea room would not be in 
an isolated location as the dwelling to the south is located within the settlement 
boundary. In addition, the parking area associated with the tea room would 
adjoin the settlement boundary. As a result of this part of the site’s proximity to 
the settlement, it can be clearly understood in the context of views of the 
nearby built form. Access to the site would be from Newton Lane utilising an 
existing access serving the dwelling and land at Point House and this would 
provide physical connectivity between the site and the settlement for both 
pedestrians and vehicles. In visual impact terms, the site of the tearoom would 
be visible from the estuary but due to the gradient of the land, however this 
would be visible in the context of the dwelling to the south therefore resulting in 
limited visual impact.  

  
6.6 The alterations and extension to the dwelling and the provision of parking 

spaces would have positive economic, social and environmental impacts 
through the provision of employment during construction and the delivery of 
improved living conditions constructed to improved standards in a sustainable 
location. 

  
6.7 The Shepherds Huts would provide new holiday accommodation which would 

provide positive economic and social impacts through the offer of additional 
and diverse holiday accommodation within the locality and generating 
expenditure which would assist with the local economy. As such, the principle 
of this aspect of the development would in part comply with strategic aims of 
Policies SP 1 (Sustainable Development) and SP 5 (Visitor Economy) of the 
Local Development Policy (LDP). However, due to their location outside the 
defined settlement boundary for Llanstadwell this would not represent a 
sustainable location for the purpose of the detailed policy criteria, therefore 
conflicting in part with the aims of Policy SP 1 along with criteria of Policy SP 
16 (The Countryside) and criterion A of Policy GN.19 (Static Caravan Sites) of 



 
 

the LDP.  
  
6.8 The proposed tea room and alterations and extension to the dwelling would 

provide positive social impacts through the offer of additional facilities. In 
addition, the accommodation would be constructed to improved environmental 
standards. Furthermore, the development would generate expenditure which 
would assist the local economy. It is considered that the site of the tea room 
would be well related to Llanstadwell in terms of proximity, physical 
connectivity and visual relationship and is therefore sustainably located in the 
context of the policy criteria for these aspects of the development. 
Furthermore, it would contribute to the delivery of a community facility not 
present within the existing settlement. As such, these aspects of the 
development would comply with the strategic aims of policies SP 1, SP 5 
(Visitor Economy), SP 16, along with the detail of criterion A of policy GN.33 of 
the LDP. 

  
 Impact on character and appearance of the area 
  
6.9 The proposed alterations and extension to the dwelling and proposed stable 

block building are relatively modest in scale. Furthermore, the proposed 
Shepherd Huts would also be of a small scale. The gradient of the site falls 
away towards the estuary to the south, and the site benefits from extensive 
views of the estuary. A tree report has been produced and section 4 deals with 
potential impacts. The Council Landscape Officer believes that there would be 
no significant effects on the trees to be retained. Some trees are proposed for 
felling, but the development does not rely on this, with the felling proposed for 
arboricultural reasons. Overall the Council Landscape Officer does not think 
there will be any adverse landscape or visual impacts as a result of the 
development, or that a landscape scheme is required for planning purposes as 
the site appears to be well contained with no effect on neighbouring land. 

  
6.10 It is considered that the scale, form and use of materials for the development 

would be appropriate with the overall proposal compatible with the capacity 
and character of the site and wider area. In addition, the visual impact would be 
minimised due to the gradient of the land and existing vegetation. However, 
due to the policy context in relation to the principle of development there would 
be no justification for the associated visual intrusion of the Shepherds Huts in 
this countryside location. As such, it is considered that the development 
conflicts with the strategic aims of Policy 16 and detailed criteria of Policies 
GN.1 (General Development Policy) and GN.2 (Sustainable Design) of the 
LDP. 

  
 Suitability of access and parking arrangements 
  
6.11 Access to the site would be gained via Newton Road. Newton Road is a private 

road that comes up from the Class 2 County Road along the side of the Ferry 
Inn. The first 85 metres is a fairly steep hill, with a narrow carriageway, and 
then there is a sharp blind bend at the top and Point House is approximately 65 
metres beyond. The Head of Infrastructure (Highways) originally objected to 
the proposed development on the basis that the traffic generated by the 
proposal would utilise an existing access which is unsuitable due the restricted 



 
 

width and visibility at the junction with the County Road. In addition to this, it 
was considered that the existing road was considered inadequate in terms of 
its width, alignment and lack of suitable passing places to accommodate the 
increased level of traffic generated by the proposed development.  

  
6.12 In order to address the objection received from the Head of Infrastructure 

(Highways), amended plans have been submitted along with a Traffic 
Statement. The amended plans show the tea room omitted from the lower 
ground floor of the dwelling and now accommodated within the building 
originally proposed as a stable block. This has resulted in a decrease of 
approximately 100 square metres available for use for the tea room (including 
kitchen area, seating and wc facilities) and no external seating is proposed. A 
smaller car park is also proposed to the front of the building, with the existing 
field gateway already widened and new gate installed. No alteration to the 
Private Road is proposed. The revised plans include new details on the 
proposed block plan such as the installation of a convex mirror on the bend 
along Newton Road and the use of signage at the turning head. The convex 
mirror would give a view for either those coming up the lane or those coming 
down to reduce conflicts between vehicles, and improve visibility of pedestrians 
and other road users. The proposed signage would state “turning head – no 
parking” and this would allow legitimate turning in the Point House entrance 
and would deter unauthorised parking on this road for those accessing the 
Coast Path. The Traffic Statement explains how the tearoom would be 
operated having regard to current traffic in the vicinity.  With regard to the 
Traffic Statement, the Head of Infrastructure (Highways) has examined 
Transport Assessments using the national database for vehicular trip 
generation (TRICS) to identify the potential traffic impact of the proposal, using 
figures for restaurants and coastal static and touring caravan sites in the UK. 
On the basis of the reduction in the size of the tea room, which effectively 
reduces the potential combined trip rate by 20 trips per day (by nearly half of 
the original proposal), and by securing the turning head signage, the Head of 
Infrastructure (Highways) has no objection to the amended details. With regard 
to the junction with the County Road, visibility at the junction is restricted, and 
will continue to be a limiting factor on potential development in this area. 
However, when trip rates have been shown to be relatively low and would not 
materially increase the level of likelihood of conflict on Newton Lane, combined 
with the very low severity of an incident should it occur due to low speeds, the 
Head of Infrastructure (Highways) considers that the development can be 
considered acceptable. This view is supported on the basis that the 
development is in a location that can attract passing walkers on the coastal 
path and can be accessed by the community easily without the need to arrive 
by car.   

  
6.13 Eight car parking spaces are proposed adjacent to the tea room, six of these 

spaces would be prioritised for parking for the Shepherds Huts residents, as 
there would be no parking available adjacent to the Shepherds Huts. It is 
envisaged that during the day some of these parking spaces would be 
available for Tea Room patrons. Further to this the target market for the Tea 
Room would be Coast Path walkers which minimises the need for parking 
provision, and this combined with a limited number of covers for a tea room of 
this size minimises the need for additional car parking spaces.  



 
 
  
6.14 Grampian conditions have been recommended in respect of provision of the 

mirror on the bend, the turning area and signage prior to any work on the 
shepherds hut and tea room should the proposal be considered acceptable. 
The applicant has provided confirmation of agreement of a third party for 
installation of the mirror, however on receipt of information from the third party, 
the precise location is still to be agreed on site. Further conditions would be 
necessary for a restriction in the area available for A3 (food and drink) use and 
for the parking area to be provided in accordance with the approved plans. 
Subject to the recommended conditions, the proposed development would 
comply with criteria 5 and 6 of policy GN.1 of the LDP in respect of impact on 
the highway network and parking arrangements. 

  
 Other matters 
  
 Drainage arrangements 
  
6.15 The planning application states that surface water would be disposed of to a 

soakaway. Pembrokeshire County Council as SuDS Approving Body (SAB) 
considers that by virtue of the fact that the construction area having drainage 
implications appears to be in excess of 100 square metres, the proposed 
works will require SAB approval prior to the commencement of any works on 
site relating to this application. The application form and plans suggest that foul 
water from the proposed dwelling would continue to connect to the mains. 
Further information has been provided in respect of foul and grey water from 
the Shepherd Huts which explains that this would be pumped back to the 
mains system via a threaded connection which can be unscrewed, released 
and capped off below ground level and covered with bark when the huts are 
moved off the pitches.  Two pumps would be required, one on the lower tier 
and one on the middle tier, both pumping to the upper level to meet the gravity 
fed sewer. Based on this information it is considered that the concerns raised 
by Natural Resources Wales (NRW) and The Council Ecologist in respect of a 
private method of foul water disposal and its impact on the adjacent 
Pembrokeshire Marine Special Area of Conservation (SAC) have been 
overcome. A condition would be required for full details of surface and foul 
water disposal from the site to be submitted for approval to enable compliance 
with criterion 6 of policy GN.1 and criterion 3 of policy GN.2 of the LDP. 

  
 Impact on protected species and habitats   
  
6.16 A protected species survey has been undertaken. Although the survey did not 

find bats to be roosting within the building proposed for works, several species 
were seen using the surrounding environment and the site is immediately 
adjacent to the Milford Haven Waterway Site of Special Scientific Interest 
(SSSI) which is designated for lesser and greater horseshoe bats. The Council 
Ecologist has commented that any external lighting on this site must therefore 
be very sensitive and it would need to be made a condition of any consent that 
a full lighting plan must be submitted. This would need to include types of 
fittings, lumens and timings of the lights to evidence that there would be no 
light spill into the adjacent SSSI. In order to comply with the Environment 
(Wales) Act 2016, the application would also need to demonstrate biodiversity 



 
 

enhancements for the whole site, including measures for bats. NRW has no 
comments to make on the application regarding bats.  Subject to conditions, it 
is considered that the proposal accords with criterion 4 of policy GN.1 and 
policy GN.37 (Protection and Enhancement of Biodiversity) of the LDP. 

  
 Impact on amenity 
  
6.17 The site is in a countryside location. Due to the nature of the proposed 

development and distance from the nearest residential properties it is 
considered that the proposal would not have a significant detrimental impact on 
local amenity. As such, the proposal complies with criterion 2 of policy GN.1 of 
the LDP. 

  
 Public Right of Way 
  
6.18 The proposed development abuts public footpath PP51/23, and public 

bridleway PP51/13. Both form part of the Pembrokeshire Coast National Trail, 
and would provide a means of access to the site. The Council Public Right of 
Way Officer has no adverse comments to make on public rights of way 
grounds however has commented that developers/landholders should ensure 
that public use of the PROW takes precedence over private vehicular traffic. It 
is a criminal offence to damage the surface of a Public Right of Way, and the 
consent of the County Council must be sought for the route to be re-surfaced 
even if the surface is to be improved, it would appear that the Council were not 
party to the laying of the existing tarmac. The granting of planning permission 
for development of land over which there is a public right of way does not itself 
constitute authority for interference with the right of way or for its closure or 
diversion. The National Trail Officer for Pembrokeshire Coast National Park 
Authority has made comments in relation to Section 34 of the Road Traffic Act 
1988 regarding the prohibition of driving motor vehicles elsewhere on roads 
without lawful consent and the safety of horse riders, cyclists and walkers 
using the bridleway.  

  
 Health and Safety 

 
6.19 The application site is located within close proximity to a pipeline. The Health 

and Safety Executive does not advise against the granting of planning 
permission in this case.  

  
 Representations 
  
6.20 A number of letters of representation have been received. The concerns raised 

in respect of impact on highway safety of all users, along with access and 
parking arrangements have been considered in preceding paragraphs. In 
respect of need for the development, relevant planning policy does not require 
need to be demonstrated with the strategic and general tourism policies 
promoting developments for tourist accommodation, which support the 
economy. In terms of impact on amenity during construction, due to the scale 
of the scheme this is a matter to be considered under the Environmental 
Protection Act, rather than being a planning matter. As the scheme is partially 
retrospective the application seeks to retain the existing ground levels which 



 
 

have resulted from the work already undertaken. Any work carried out in 
advance of any planning permission would have been carried out at the 
applicant’s own risk. In terms of publicity, due to restrictions in travel as a result 
of the Covid 19 pandemic there was a delay publicising the planning 
application. The planning constraints map has not identified the application site 
as potentially contaminated.  

  
 Conclusion 
  
6.21 Due to the location of the Shepherds Huts outside the defined settlement 

boundary for Llanstadwell, this location would not represent a sustainable 
location for this type of caravan development having regard to the detailed 
policy criteria. In addition, the development would result in an unjustified visual 
impact in a countryside location. As such, the proposal conflicts in part with the 
strategic aims of policies SP 1 and SP 5, along with criterion 1 of policy SP 16, 
the detail of criteria 1 of policy GN.1, and criterion A of policy GN.19 of the 
LDP.  

  
6.22 The principle of the proposed tea room and alterations and extension to the 

dwelling accord with the relevant policies of the adopted development plan and 
in terms of detailed matters, the submitted scheme in respect of these matters 
demonstrates that the proposed development would have an acceptable 
impact on the character and appearance of the area and on local amenity. This 
aspect of the scheme complies with policies SP 1, SP 5, SP 16, GN.1, GN.2, 
GN.33 and GN.37 in respect of these matters. 

  
6.23 In terms of impact on the highway network, following the amendments to the 

scheme in terms of reduction in scale of the tea room and provision of a mirror, 
turning area and signage it is considered that the proposed development would 
not result in a detrimental impact on highway safety and would provide 
necessary and appropriate service infrastructure. As such, the proposed 
development would accord with criteria 5 and 6 of policy GN.1 of the LDP.   

  
6.24 In reaching a recommendation, regard has been given to the requirements of 

sections 3 and 5 of the Well Being of Future Generations (Wales) Act 2015. It 
is considered that this recommendation is in accordance with the Act’s 
sustainable development principle through its contribution towards the Welsh 
Ministers’ well-being objective of supporting safe, cohesive and resilient 
communities. 

  
Annex 
 
A.1 The Development Plan/Other Material Considerations. 
 

 A.1.1 The Local Development Plan 
 
 Policy SP 1 Sustainable Development  
   
 Policy SP 5 Visitor Economy 
   
 Policy SP 12 The Settlement Hierarchy 



 
 
   
 Policy SP 13 Settlement Boundaries 
   
 Policy SP 15 Rural Settlements 
   
 Policy SP 16 The Countryside 
   
 Policy GN.1 General Development Policy 
   
 Policy GN.2 Sustainable Design 
   
 Policy GN.19  Static Caravan Sites  
   
 Policy GN.33 Community Facilities 
   
 Policy GN.37 Protection and Enhancement of Biodiversity 
    
 A.1.2 Other Material Considerations/ Weight Attached 
   
   None 

 
A.2 Consultation Responses 
 
 A.2.1 Head of Infrastructure 
   
  Highways 
   
  Conditional approval  
   
  Drainage 
   
  Conditional approval 
   
 A.2.2 Natural Resources Wales  
   
  No objection  
   
 A.2.3 Council Landscape Officer 
   
  No objection 
   
 A.2.4 Council Ecologist 
   
  Conditional approval  
   
 A.2.5 Council Public Right of Way Officer 
   
  No objection 
   
 A.2.6 National Trail Officer Pembrokeshire Coast National Park  
   



 
 
  Comments received in relation to Section 34 of the Road Traffic Act 

1988 
   
 A.2.7 Health and Safety Executive 
   
  Do not advise against the development 
   
 A.2.8 Llanstadwell Community Council  
   
  Object to the proposed development on the basis of inadequate 

access arrangements  
   
 A.2.9 Representations 
  
 Twenty three letters of representation have been received from 

nineteen individuals from both the original publicity exercise and 
publicity of amended plans. In summary, these representations raise 
the following concerns:  

 Impact on the highway network and safety of all users 

 Inadequate access arrangements both along Newton Lane and 
at is point of access with the highway 

 Use of a PROW by motor vehicles 

 Reliability of traffic statement 

 Change in stance by the Local Highway Authority and reliability 
of the TRICS data used 

 Need for the proposed development  

 Impact on amenity during construction  

 Lack of publicity 

 Presence of contamination due to oil leak nearby  

 Extent of groundworks already undertaken  
 
 

 
Background Documents: 
(Copies of all the Background documents referred to in this report are available on the 
planning application file for inspection by Members of the Planning Committee on 
request to the Planning Support Team). 

 Consultation replies from Head of Infrastructure (Highways and Drainage), 
Natural Resources Wales, Council Landscape Officer, Council Ecologist, Council 
Public Right of Way Officer, Health and Safety Executive and Llanstadwell 
Community Council.  

 


